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Key Terms and Definitions

Acronyms

ACS US Census Bureaub6s American Community
ADU Accessory Dwelling Unit

AMI Area Median Income

CMR Code of MARegulations

CPA MA Community Preservation Act

DEP MA Department of Environmental Protection

DHCD MA Department of Housing and Community Development

DOR Department of Revenue

EPA Environmental Protection Agency

FEMA Federal Emergendylanagement Agency

FMR Fair Market Rent (National Loncome Housing Coalition)

FPOD Hamilton Flood Plain Overlay district zoning bylaw

FRM FEMA Flood Insurance Rate Map

GWPOD Hamilton Ground Water Protection Overlay District zoning bylaw
HAMFI HUD Area Median Family Income

HFMA HUD Metro Fair Market (regional)

HUD U.S. Department of Housing and Urban Development

HWRSD HamiltonrWenham Regional School District

LMI Low/Moderate Income, as defined by the Community Reinvestment Act (CRA)
MAPC MA Area Planning Council

MBTA MA Bay Transportation Authority

MGL MA General Laws

MOE Margins of Error

NHESP MA Natural Heritage & Endangered Species Program

OSFPD Hamilton Open Space and Farmland Preservation Development zoning bylaw
OSRP Open Spacand Recreation Plan

PPH Persons per household

SHI MA Subsidized Housing Inventory

SWAP DEP Source Water Assessment Program

WSOD Hamilton Willow Street Overlay District zoning bylaw
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Definitions

The following definitions are for key terms used throughtbe document and are based on
information from the U.S. Census Bureau, unless otherwise noted:

ACS American Community Survey, conducted every year by the United States Census Bureau.

Affordable Housing Housing that is restricted to individuals and families with qualifying
incomes and asset levels, and receives some manner of assistance to bring down the cost of
owning or renting the unit, usually in the form of a government subsidy, or results frorg zonin
relief to a housing developer in exchange for the incogsticted unit(s). Affordable housing

can be public or private.

The Massachusetts Department of Housing and Community Development (DHCD) maintains a
Subsidized Housing Inventory (SHI) that lisisaffordable housing units that are reserved for
households with incomes at or below 80 percent of the area median income (AMI) under long
term legally binding agreements and are subject to affirmative marketing requirements. The SHI
also includes groupomes, which are residences licensed by or operated by the Department of
Mental Health or the Department of Developmental Services for persons with disabilities or
mental health issues

Comprehensive Permit a local permit for the development of loar maderate income
housing issued by the Zoning Board of Appeals pursuant to M.G.L. ¢.40B28820d 760
CMR 56.00.

Cost Burdened; Households who pay more than 30 percent of tire@issincome for housing
costs

Disability ¢ The American Community Survey filees disability as including difficulties with
hearing, vision, cognition, ambulation, sedre, and independent living. All disabilities are-self
reported via the 2032015 American Community Survey. Disability status is determined from
the answers frorthese six types of disability.

Independent Living: People with independent living difficulty reported that, due to a
physical, mental, or emotional condition, they had difficulty doing errands alone.
Hearing: People who have a hearing disabrkgyort being deaf or as having serious
difficulty hearing.

Vision: People who have a vision disability report being blind or as having serious
difficulty seeing even when wearing glasses.

Self-Care: People with a setfare disability report having diffictyl dressing or bathing.

Ambulatory: People who report having ambulatory difficulty say that they have serious
difficulty walking or climbing stairs.

Cognitive: People who report having a cognitive disability report having serious
difficulty concentratingremembering, or making decisions.
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Income Thresholdg The Department of Housing and Urban Development (HUD) sets income
limits that determine eligibility for assisted housing programs including the Public Housing,
Section 8 projeebased, Section 8 Houngj Choice Voucher, Section 202 housing for the elderly,
and Section 811 housing for persons with disabilities programs. HUD develops income limits
based on Median Family Income estimates and Fair Market Rent area definitions for each
metropolitan area, p&r of some metropolitan areas, and eachmetropolitan county. The

most current available income thresholds are provided in the appendices. Definitions for
extremely low, very low, and low/moderate income are provided below.

Extremely Low Income (ELI) HUD bases the ELI income threshold on the FY2014
Consolidated Appropriations Act, which defines ELI as the greater of 30/50ths (60
percent) of the Section 8 very lawcome limit or the poverty guideline as established by
the Department of Health and Hum®&ervices (HHS), provided that this amount is not
greater than the Section 8 50 percent veryilowome limit.

Very Low Income (VLI)i HUD bases the VLI income threshold on 50 percent of the
median family income, with adjustments for unusually high orhowsingcostto-

income relationships.

Low/Moderate Income (LMI) HUD bases the LMI income threshold on 80 percent of
the median family income, with adjustments for unusually high or low howusisgo-
income relationships.

Family- A family is a groupof two people or more (one of whom is the householder) related by
birth, marriage, or adoption and residing together; all such people (including related subfamily
members) are considered as members of one family.

Householdg A household includes the redak family members and all the unrelated people, if

any, such as lodgers, foster children, wards, or employees who share the housing unit. A person
living alone in a housing unit, or a group of unrelated people sharing a housing unit such as
partners or romers, is also counted as a household. The count of households excludes group
quarters.

Median Agec The age which divides the population into two numerically equal groups; that is,
half the people are younger than this age and half are older.

Median Incomec Median income is the amount which divides the income distribution into two
equal groups, half having incomes above the median, half having incomes below the median.
The medians for households, families, and unrelated individuals are basedarsalidids,

families, and unrelated individuals, respectively. The medians for people are based on people 15
years old and over with income.

Millennials ¢ The demographic cohort following Generation X. There are no precise dates when
the generation startsid ends. Researchers and commentators use birth years ranging from the
early 1980s to the early 2000s. (en.wikipedia.org/wiki/millennials.)

Housing Unit A housing unit is a house, an apartment, a mobile home or trailer, a group of
rooms, or a single roomhat is occupied, or, if vacant, is intended for occupancy as separate
living quarters.
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PovertycFol | owi ng the Office of Management and Bu
Bureau uses a set of money income thresholds that vary by family size and composition to detect
who is poor. I f a familyds t ot thdnthatfamilpmrel i s | e
every individual in it, is considered poor. The poverty thresholds do not vary geographically, but

they are updated annually for inflation with the Consumer Price IndexWEHlhe official

poverty definition counts money income befdaxes and excludes capital gains and noncash

benefits (such as public housing, Medicaid, and food stamps). Thresholds by year and

households size are found at this link:

Subsidized Housing InventoyT he st ateds official i st for tr
of affordable housing under M.G.L. Chapter 40B (C.40B). This state law enables developers to
request waivers timcal regulations, including the zoning bylaw, from the local Zoning Board of
Appeals for affordable housing developments if less than 10 percent abyear housing units

in the municipality is counted on the SHI. It was enacted in 1969 to addret®thege of

affordable housing statewide by reducing barriers created by local building permit approval
processes, local zoning, and other restrictions.

Tenurec Tenure identifies a basic feature of the housing inventory: whether a unit is owner
occupied orenter occupied. A unit is owner occupied if the owner epwaer lives in the unit,
even if it is mortgaged or not fully paid for. A cooperative or condominium unit is "owner
occupied"” only if the owner or eowner lives in it. All other occupied unigse classified as
"renter occupied," including units rented for cash rent and those occupied without payment of
cash rent.
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Chapter 1: Introduction

Overview

Nestled in Massachuséifdorth Shoreand Essex CountyHamilton is a small rureduburban

town ofjust under 8,000 resident®\pproximately 27 miles northeast of Boston, Hamilton

offers easy access to the ¢ias well as nearby attractions such as coastal beaches. Hamilton is
known for its equestrian and agricultural heritage which shapes the ¢oinmhuy 6 s past or al
character, rolling landscapes, and {density development. Hamilton is predominantly a

residential community with a small commercial town center arounkbtiaécommuter rail

station. Hamilton is also closely tied to neighboring Wenham, including a shared school system.

Like many communities, balancing preservation and new development is a challenge in

Hamil ton. Resi dent s hi gh |sgurcesahistore estatess and rarahmu n i t
character. But Hamilton also faces a decreasing and aging population as well as rising housing

costs. With a very homogenous housing stock of sihgéemi | y h o me s, Hamil tono
housing options déully not meet theneeds of current residents athecreasattractveness to

prospective residents. As the community looks forward to the future, local leaders, stakeholders,

and residents alike wibbenefit from beingproactive and strategic in their housing initiatiaed

land-use policy choices

This plan is designed to help the commuratgrify these needs, challenges, and opportunities
for housing development and strategisidentialand use policiesThischapter will layout the
framework purposeand regulatinsof this plan, describe the planning process and
methodologies, angrovidean executive summary of key findings, goals and strategies.

Purpose& Regulations

Housing Production Plans (HPP) are stateognizedive-yearstrategic plans for housing
develgment, pursuant with 760 CMR s. 56.03 (4) and M.G.L. c. 40B. HPPs are designed to
providelocal guidance for housing production to méstal housing needswith particular focus

on meeting the needs of LeandModeratelncome (LMI) households. HPPs alsadesigned

to help communities satisfy the state  tp desijnate at least 10 percent of local housing stock
as affordablez The Compriensive Permit Regulations pg80 CMR s. 56.02 defingke

Housing ProductionPlam s fian af f or daddptedédy ehnunicgpalitygndp | a n
approved by the Department of Housing and Community Development (DHCD), defining
certain annual increases in its number of SHI eligible housing.

120132017 ACS
2AffordabilityNE FSNE (12 K2dzaAy 3 dzyAada GKFG ljdzZh t AFe F2NINBIAAGNI GAZ2Y 2y (KS &
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Housing Production Plans must include a) a comprehensive housingaseedsment, b) goals
to create affordable housing and make progress towards fhexrdéhtaffordability goal, and c)
implementation strategies to achieve the identified goal$dRP must be adopted by the local
Planning Boar&nd Select Board as well B$1CD.

By taking a proactive approach to the adoption of a HPP, cities and towns are much more likely to
achieve both their affordable housing and community planning goals. HPPs give communities that
are under the 10% threshold of ChapterBl@ but are makng steady progress in producing
affordable housing on an annual basgsmore control over comprehensive permit applications for

a specified period of time

Once an HPP is adopted, communities can applgduification if, duringagiven calendar year

the community has increased its number of-8ltjible housing units in accordance with the
productiongoals stipulated in the HPP. HPP certification provides communities with the ability

to deny a comprehensive perimbtal coesdseraeudet b
increase in affordable housing development.-@e@r certification is granted to communities

that have increased the proportion of their affordable housing by 0.5 p@réentits in

Hamilton) of the total housing stock; ardtwoyear certification is granted to communities that

have increased the proportion of their affordable housing by 1 p€2&uahits in Hamilton)

Note that many people informally refer to fAce

This HPP is a valuable planning tool for the community and is designed to work cohesively and
synergistically with other planning documents

Comprehensive Permit Denial & Appeal Procedures

A) If aZzoningBoardof Appeals (Boardjonsiders that, in connection with an Application, a denial
of the permit or the imposition of conditions or requirements would be consistent with local
needs on the grounds that the Statutory Minima defined at 760 CMR 56.03(3)(Inaveheen
satisfied or that one or more of the grounds set forth in 760 CMR 56.03(1) have been met, it

must do so accordlng to the foIIowmg procedurmlhnllﬂaysmihegpgnmgmmlpcal

thaLposmLQnJldudmgﬁn;mec&ssaQLsuprmLejQQum&maIME Appllcant W|shes to
OKItfSy3asS GKS . 2FNRQa aaSNIA2y> Ad Ydzad R2
a

witha® L2 (2 GKS . 2FNRX 6AGKAY mMp RlIé&a 2F Al
documentation to support its position. The Department shall thereupon review the materials
provided by both parties and issue a decision within 30 days of its receipitnoégerials. The

Board shall have the burden of proving satisfaction of the grounds for asserting that a denial or
approval with conditions would be consistent with local needs, provided, however, that any
failure of the Department to issue a timely deois shall be deemed a determination in favor of
the municipality. This procedure shall toll the requirement to terminate the hearing within 180
days.

3DHCD Housing Production Plan Guidelines, 2014
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Comprehensive Permit Denial & Appeal Procedu(esntinued)

B) For purposes of this subsection 7601R 56.03(8), the total number of SHI Eligible Housing L
AY | YdzyAOALIfAGE A 2F GKS RFGS 2F F t N
prior Project for which a Comprehensive Permit had been issued by the Board or by the
Committee, and which was at the time of the application for the second Project subject to legal
appeal by a party other than the Board, subject however to the time limit for counting such
units set forth at 760 CMR 56.03(2)(c).

C) If either the Board or the Applicamishes to appeal a decision issued by the Department
pursuant to 760 CMR 56.03(8)(a), including one resulting from failure of the Department to
issue a timely decision, that party shall file an interlocutory appeal with the Committee on an
expedited bag, pursuant to 760 CMR 56.05(9)(c) and 56.06(7)(e)(11), within 20 days of its
NEOSALII 2F GKS RSOA&A2YS>S @gA0GK | O2L® (2 GKS 20K
hearing of the Project shall thereupon be stayed until the conclusion of the appeahict
GAYS GKS . 2FNRQ&a KSINAYy3a akKltft LINROSSR Ay IO
O2dzNIia 2F GKS /2YYAGGSSQa Nz Ay3a akKlff y20 o
hearing and the Committee has rendered a decision on any substgppeal.

Source: DHCD Comprehensive Permit Regulations, 760 CMR 56.03(8).

Plan Organization

This plan is organized with the goals and implementation strategies upfront (Chapter 2) as this is

the most substantveont ent i n the plands overall pur pose
information on the townds resources and capac
identified; a demographic profile (Chapter 4) reviewing the most recent ACS asd<Caata for

the communi t y 6eholdpandeecohomic ciroumstandes a susing conditions
profile (Chapter 5) which outlines the commun
circumstances, and needs; and finally an analysis of key impediareidsnstraints to housing
development in the community (Chapter 6).

Planning Process & Methodologies

This plan was developed in conjunction with a
Master PlanThe Town of Hamilton contracted with planning colitent JM Goldson LLC in the

fall of 2018 for the Master Plan update and again in early 2019 to update this plan. Through this
parallel and integrated approach, both documents are closely tied and complement each other in
their findings, goals, strategiesnd recommendations. Through this approach, the town and

consultant team were also able to effectively administer a single, comprehensive community
engagemenrocess.
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DATA COLLECTION

Primary data sour ces i rDedennidl eendusesof 2000&nd 202@ ns u s
and the 2012017 American Community Survey (ACS). The U.S. Census counts every resident

in the United States by asking ten questions, whereas the ACS provides estimates based on a
sample of the population for more dé&tdiinformation. It is important to be aware of the

margins of error (MOE) attached to the ACS estimates, because the estimates are based on a
sample and not on complete counts. Other data was collected from a variety of available sources
including, The Waren Group; Massachusetts Department of Education; DHCD; Mhask

Donéhue Institute the Town of Hamilton; MAPC; the Boston Foundation; Massachusetts
Department of Revenue; HUD; Massachusetts Division of Fisheries & Wildlife; The Nature
Conservancy; MasgDT; various reakstate websites; local realtor Fred Milksga mi | t ond6s 2 0 (
Master Plan and Draft 2015 Open Space & Recreation &tahothers.

COMMUNITY ENGAGEMENT

As previously mentioned, the public engagement process for this Plan was integratbe with
Master Plan Housing Element update. Collectively, thesetwallel processes includetyht
focus group discussions, a communitide survey to determine housing needs, issues, and
opportunities, and two public forums. Summaries and resultsthreseengagement efforts are
included in the appendices.

Community Survey
Five hundred and thirtpine (539) people responded to the survey. Approximatelyercent
were Hamilton residents, whiepercentwere norresidents who work in Hamilton, own a
bushness there, have family there, or some other connection with the town. Overall, respondents
indicated that Hamilton is in need of a greater diversity of housing options, both in size/style and
in cost.Many respondents also indicated that there is a gigntfdesire in the community to
preserve the rural, small town feel of Hamilton and to appropriately scale new development and
density.
Longt i me resi dents expressed concern about t
Hamilton due to housing costs.
Many respondents indicated that the housing cost is prohibitive to many current and
potential future residents.
Respondents felt strongly about the need for housing that is financially attainable to
teachers and social service professionals, older adultsiirsttime homebuyers.
Respondents felt strongly about increasing
income, race, ethnicity, etc.).

Focus Groups
On Monday December h/and Wednesdaypecember 14, 2018the Town of Hamilton and the
Maste Plan housing consultant, JM GoldddnC, held eight focus groups sessions. Each
session had five participants, totaling forty focus groups attendees. An informal discussion was
facilitated around a list of housiffgcused questions.
Participants were caerned about the tradeoffs between increasing density and
preserving town character and open space.

TOWN OF HAMILTGIOUSING PRODUCTION PLANZIA49 12



A Participants emphasized a need for a range of housing options for all phases of life from
young professionals and families to retirees wanting to downsize.

A Participants were very knowledgeable of 40B and concerned with how the town will
meet the requirements in a way that fits the scale and character of existing housing stock.

Public Forum #1
On Tuesday February 5, 2019 the Town of Hamilton hosted theffinsbgublic forums to
engage theublic and collect feedback for the housing update to the Master Plan.
A Forum participants valued the rural features and small town feel of Hamilton. The
community wants to preserve these characteristics as a top priority.
A Many participants expressed interest in converting existing buildings to housing, rather
than building new developments.
A Participants saw opportunity and benefit in creating housing near transit and downtown.
A Participants were generally supportive of ag# style new development since it would
preserve open space and would fit with the character of existing housing stock.

A Participants wanted to maintain the balance between new development and open space.

Public Forum #2
On Monday, April 28, 2019, theTown of Hamilton hosted the second of two public forums to
solicit feedback from the community on the ho
participants recognized and embraced the changing housing needs in Hamilton, while
emphasizing acontinuetle si re t o preserve o0p-®©OWCckameae.e and H
Participants continued to prefer smaller, contextually relevant development in strategic areas.
Participants indicated the following as the top sites and strategies to consider for cr@ating
housing options

A Downtown

A Winthrop School

A Gordon Conwell Seminary

A Pursue conversion of town properties to housing.

A Establish a local program to convert existing houses to affordable units.

Staff and Affordable Housing Trust

Throughout the project, kestaff and board membepovided feedback on data synthesis and
draft versions of this document. On September 10, 2019, project consultants JM Goldson LLC
met with the Hamilton Affordable Housing Trust (HAHT) to collect feedback on the draft HPP
in its final stages, which was incorporated into the plan.

Public Presentation
On October &, the final HPP draft was presented to the community via a public hearing with the
Planning Board.
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Summary of Key Findings, Goals, and Strategies

GOALS

Hamilton wouldneed to create 194 Sidligible homes to reach the 10 percent affordability goal.
To certify this HPP for one year, the Hamilton will need to produce fourteerel&}ible units
within a given calendar year. This plan identifies five housing goals,ritééing to produce
seventy (or more) SHligible homes within the next five years.

STRATEGIES

The thirteen strategies identified in this plan will help the town in meeting their housing goals as

well as increasing and improving capacity to suppousing development generally. The

strategies identified are related to a) zoning updates; b) policies and programs; and c)
implementation capacity. In addition, this plan identifies four sites/areas with particular

opportunity for potential housing developnt and associated s#pecific strategy

recommendations as required for HPPs per DHCD&s Comp

COMMUNITY CONTEXT AND HOUSING NEEDS

Il n contrast to regional trends, Hamiltonds po
percent from 2000 to 2017. While many factors influence this trend, local housing options and
housing costs have a large impact on the ability of current restder@sain in the community

as well as for prospective residents to move to Hamiioa.mi | t ond6s popul ati on
and currently predominantly white (91percent) although it has diversified slightly since 2000,

with primarily increasing Black and fican American Asian, and mixedglace/othepopulatiors.

Hamiltonds popul ation is aging, indicating a
retirees, empinesters, and older residents as they age. This includes smaller units for

downsizing as wleas housing options with accommodations for elderly residents. This housing
need is also confirmed ymismatch between the proportion edrd2 person households in

Hamilton and the proportion of3-bedroom homes 26 percent of homes areot 2-bedrams

while 46 percent of households are one or two peéfamilton also has a comparatively low

disability rate, which may indicate that there is a need for housing that can support and
accommodate residents with varying disabilities.

Household income irlamilton is polarized, with more than half of households earning more

than $100,000 annually and 26 percent earning less than $50,000. Hamilton has one of the

highest income gapsompared with surrounding communitiegsed on tenure with a median
owneroccupied household income more than $100,000 higher than the mediaroEniteied
household income. This, coupled wi tihdicdies mi | t on
that there is a gap in mahdhigh-end rental options in Hamilton.

Hamiltonalso lacks financially attainable and affordable housing options. The 2018 median sales
price in Hamilton was $596,500a cost out of reach to a median income househdithmilton

much less an LMI household. Hamilton also has one of the highest rediteentates in the

region, with an average tax bill of $9,89%e 2017 median gross rentHiamiltonwas $1,096

a cost also just out of reatibr a median income renter household.
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Hami |l tonds housing st ocdompmisedofdwasnatupiedssiglei s pr ed
family homes &pproximately 82 percent), with relatively little new housing development
compared to the region and state.

Considering all these contextual indicators, the primary challengeggands i n Hami | t on¢
housirg options include:
A Risingand prohibitivehousing costs
A Limited rental options, for all income levels
A Lack of smaller units, primarily orer-two bedrooms
A Lack of accessible housing options that accommodate the needs of residents with
disabilities or seiors
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Chapter 2: Housing Goals and Strategies

Hamilton has a limited number of affordable homes compared with its documented need, making
it particularly difficult for low-and-moderate-income households to thrive in the community.

About 744 ekistingow/imdderatemcdme households in Hamilton spend more
than the recommended otterd of income to meet their housing needs. Hamilton has 84 total
homes that are included on the stated6s Subsid
additionalaf f or dabl e homes to achieve the stateds m
townds housing stock as af f orouhdhdusilgunitser t he mo
Reaching this 10 percent goal would qualify t

Hamilton needs. 94homes to reaclstate's 10% goal
Total Year-Round Homes (2010 Us Cen < 2 753
Low/Moderate-income Households in Hamilton (20]_ 885
ACS Estimates)
Low/Moderate-Income Households Spending To 744
Much for Housing in Hamilton (2017 ACS Estimat_

Reaching 10%!— 194
84

500 1,000 1,500 2,000 2,500 3,000
m Additional Homes Needed to Reach 10%

The minimum required housing production goal to achieve certification of this Housing
Production Plan (HPPR nd r eac h A s aid tle creaticobld total unitst treattwill s
count on the SHI in one calendar year (or 0.5 percent of totatgead housing stock). If
Hamilton create@n additionall percent of units (28 total units) that count onSk#, then it
would be eligible for a twayear certification.

Producing 14 Skiligible homes in one calendar year would make the TowrHaimilton eligible

to receive certification of this HPP for one year. This means that the Zoning Board of Appeals could
have more authority to deny 40B Comprehensive Permit applications or impose condifsaris

harbor).
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Hypothetically speaking, if Haiton were to achieve the minimum annual rate of production

every year, this rate of production would create a total of 70 units over 5 years (the term of this
HPP). Although this rate meets the stateds mi
Housng Production Plan certification, it would not produce the 194 new units needed to reach

ten percent of total yeaound housing units.

Note: When the 2020 US Census figures are released, the number of required SHI units to meet

10 percent is anticipatl to change. The 2010 US Census counted 2,783 housing units in

Hamilton. Per the 2017-gear ACS estimates, there are roughly 2,978 housing units. While this
figure is only an esti mat e, -noundhossingunitkleasy t hat
increased sincg010 whichwi I | require a greater number of S
percent goalWhen the 2020 figures are released, the town may want to consider updating this

plan.

Housing Goals

Hamiltonds housing g o aliremegi®to @oeluceohordesthdd e mi ni mu
eligible for the inclusion on the SHI. Hamilt@t
but also for expanded housing options for a variety of household types and housdthodds

variety of income leveldrom low/moderate (income at or below 80 percent AMI) to middle

(income at or below 100 percent AMI).

The following housing goals are based on input from the concurrent planning process to update
the housing el ement oigproteasntiudet tovomcdramup fertmesra P11 an
community survey, and focus groups.

The goals of this plan are consistent with the goals of the updated Housing element of the Master
Plan. In addition, this plan includes the specific housing production goal that pesttiesstate
requirements for Housing Production Plans (goal #1).

In addition, the goals of this plan are consistent with the Comprehensive Permit Regulations (760
CMR 56) as required for Housing Production Plans:

The HPP shall address the matters seout i n the Departmentds ¢

1. a mix of types of housing, consistent with local and regional needs and feasible within
the housing market iwhich they will be situated, including rental, homeownership, and
other occupancy arrangemenif any, for familiesindividuals, persons with special

needs, and the elderly;

2. a numerical goal for annual housing production, pursuant to which there is an

i ncrease i n numbeerah8H EligiblegHausingtunit$ ks at least 0.50% of
its total units (as determined in accordance with 760 G4R3(3)(a)) during every
calendar year included in the HPP, until the overall percentage exceeds the Statutory
Minimum set forth in 760 CMR 56.03(3)(a).
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|
1)

2)

3)

4)

5)

6)

l'aL[ ¢hbQ{ 1 h}{LbD Dh![{Y
Support the creation of 70 or more low/moderate income (LMI) homes over

five years that wil/l gualify for the stateds

Encouraging a mix of housing types that are financially attainable to and
accommodate changing needs for smaller housing units, accessible units, as
well as rental options to attract new residents and retain existing residents of
all ages and abilit ies.

Bal ance Hamiltonds need for diversified

small-town feel, smaller -scaled and well -designed housing development, and
adaptive reuse of existing buildings, including estate properties.

Promote housing in locations that ~ will minimize impacts on existing open

space, natural resources, and scenic views , inclu ding through creative site

planning, adaptive reuse of existing buildings, and in areas that are already
developed.

Maximize existing town resources to support the creation of more financially
attainable housing options.

Preserve existingunitsthat count towards Hamiltonds
Inventory (SHI).
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Housing Strategies

The following strategies support the housing goals, listed above. The strategies include zoning
updates; policies and programs, implementation capacity, arspgitéfic stategies.

In addition, the following strategies comply with the requirements of the Comprehensive Permit
Regulations (760 CMR 56).

The HPP shall address the matt smcudingaret out
explanation of the specific strateg by which the municipality will achieve its housing
production goal, ané schedule for implementation of the goals and strategies for
production of units, including all of the following strategiesthe extent applicable:

1. the identification of zong districts or geographic areas in which the municipality
proposes to modify curreneégulations for the purposes of creating SHI Eligible Housing
developments to meet its housing production goal;

2. the identification of specific sites for which themeipality will encourage the filing
of Comprehensive Pernapplications;

3. characteristics of proposed residential or mixest developments that would be
preferred by the municipalitfexamples might include cluster developments, adaptive re
use, transit-oriented housing, mixedse developmentclusionary housing, etc.);

4. municipally owned parcels for which the municipality commits to issue requests for
proposals to develop SHligible Housing; and /or

5. Participation in regionatollaborations addressing housing development.

ZONING UPDATES
1) Improve the effectiveness of the Open Space and Farmland Preservation
Development (OSFPD) provisions to better protect open space, farmlands,
natural resources, and scenic vistas.
Consider amedments to simplify the requirements overall.

Considerallowing wetlands to count toward the open space requirement and provide
greater density bonuses to encourage more finanatHynable and flexible housing
options.

Consider streamlining the review process and reaching community open space and
housing goals mereffectively by replacing the existing Open Space and Farmland
Preservation Development zoning provisions Wttural Resources Protection

Zoning (NRPZJegulations that allow cluster developmbgtrightand requires a
special permit for conventionallsdivisions. Flipping the provisions in this way can

be powerful way to encourage open space conservation over sprawl development.
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A Consider adding a density bonus for affordable housing beyond the minimum that
would be required per Sectior/& Inclusionay Housing as a fourth Public Benefit
Incentive per Section 8.122Currently the following three incentives are listed: 1)
additional common open space; 2) housing for older persons; and 3) limited public
access to common open space.

A Consider prmitting cottage housinthrough the OSFPBr NRPZ In 2017, the
Planning Board proposed a zoning amendment to permit Cottage Housing by special
permit. This proposal did not receive the supermajaqifgrovalrequired by Town
Meeting (November 4, 2017 ottage lbusing can provide a housing alternative that
is particularly attractive to households looking to downsize and can provide small unit
options that are congruent with a small town development pattern. In addition, the
Fiscal Impact Analysis performed as tpair the Master Plan update
(contemporaneous with this HPP planning effort), indicates that cottage housing
could provide a net positive fiscal impact (tax revenue generated could cover costs of
town services and infrastructure).

HOW STRATEGY ADDRESSESOAL #1 FOROUSINGPRODUCTION
TheOSFPDprovisions do not currently require or incentivize affordable housing inclusig
an OSFP developmenhowever if the project resulted in at least 10 units, the Inclusionar
Housing provisions would applifurthermore, i the town adopted the amendments
recommended here, it is possible that developments permitted through the OSFP (or n
NRPZ regulations), could produceoreSHl-eligible affordable homethrough an attractive
density bonusThe extent of theffect of this type of bylaw is largely dependent on market
forcesandavailability of property in addition to the financial feasibility and attractiveness
the zoning incentives.

Target # SHEligible Homes over FY202024: 5

2) Improve the effectivenes s of the Estate Overlay District to encourage the
preservation and adaptive reuse of estate homes to provide housing options in
these existing buildings including apartments, condos, and congregate or other
shared housing options.
A Allow more housing unitso be created on estate properties including the main estate
house, accessory buildings, and in new buildings on the site.
A Remove the restriction requiring a maximum unit size of two bedrooms as this raises
fair housing issues.

A Allow residential densities that are adequate to enable developments/redevelopments
that are both feasible and can have neutral or positive fiscal impacts.

A Consider adding a density bonus for affordable housing beyond the minimum that
would be required per Seati 8.3 Inclusionary Housing.

4 Section 8.3 Inclusionary Housing requires that all developments involving the cre&temor more dwelling units or lots for residential use
provide one unit for every ten be an Affordable Housing Unit.
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HOW STRATEGY #2 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION

The provisions of the bylaw do not currently require or incentivize affordable housing
inclusion inthe Estate Overlay Districtevelopmenthowever if a developmergsulted in 10
or more units, the Inclusionary Housing provisions would apply. Therefore, if the Estate
Overlay District provisions were improved, it could result in more
development/redevelopment efforts that result in Inclusionary Housing units

Target #SHiEligible Homes over FY202024: 4

3) Consider amending the R -1a, R-1b, and B zoning districts to allow two  -family
and townhouses by special permit with design review from the Planning Board
to allow development of more residential options. 5

A Two-family houses (also known as duplexes) and townhouses provide alternatives to
singlefamily houses at a scale that can be complementary to existingelosity
suburban residential neighborhoods.

AAccor ding to Hamilton AYear@®ls therdase atb@wlt ab as e
of 41 existing twefamily houses in Hamilton (82 units), most (31 properties/62 units)
are located in the Ra district; 7 twefamily houses (14 units) located in thelR
district; 2 houses/4 units in the RA district; andal$e/2 units in the B district

A\ Due to the importance of design to ensure tih@iscale, massing, site design, and
architectural expression harmonizes with existing neighborhood character, we
recommend that the Planning Board serve a design review function (or delegate to a
specialized design review advisory committee) in the spgeranit review supported
by visually-illustrative design guidelines.

STRATEGY3/HOES NOT DIRECTIDDRESS GOAL #1 FARUSINGPRODUCTION

The provisions of the amendments to permitfavoily and townhouses in the base zoning
districts would not directly create units that are eligible thoe Subsidized Housing Inventor
However, this strategy would help to address other housing goals, including Gimal #2
encourage a mix of housing types . . .

Target # SHEligible Homes over FY202024: 0

s The existing zoning bylaw does not permit new family or townthouses as an allowed use in the any of the base zoning distridis, (R
1b, RA, and B). Conversion of existing sHeteily houses that existed as of 1954 to a tfamily is permitted through a special permit from
the Zoning Board of Appeals. Furthermore, town houses (up to 4 units per building) andamillgi dwellirg (up to 6 units per building)are
permitted by special permit from the Planning Board per the Open Space and Farmland Preservation Development provisiarfaarilg,t
semiattached, threefamily, fourfamily, townhouse, and mulfiamily dwellings are penitted by special permit from the Planning Board.
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4) If at some point in the next five years, the Town decides to consolidate schools
and surplus the Winthrop School in the future, consider adopting a 40R district
that includes the Winthrop School property.

A Due to its location near the commercial area dirdcommuter rail station, the
Winthrop school appears to be an eligible location for a Smart Growth Zoning
Overlay per MGL 40R.

A A 40R can provide substantial financial benefits to the municipality including

incentive zoning and bonus payments and 40S (reimbursement of school costs) to
help incentivize reuse of tteehool if at a time in the future this school property is

surplus.

HOW STRATEGY #4 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION

A 40R district requires that a minimum of 20 percent of total Ingusinits be affordable
SHl-eligible units. Depending on the density yield of a redevelopment/conversion of a g
such as the Winthrop School, developmenife at this site could yield more or less SHI
eligible units. The 40R overlay provisions woulduieg a minimum density of 20 units per
acre. If the development site were 3 acres (subdivided from the largaaré2roperty), the
total units would be a minimum of 60, with 12 affordable units. However, if the develop
were rental with at least 25 peent affordable units, then the total units developed would
SHl-eligible (both market rate and affordable units). The estimate below reflects this
hypothetical scenario only for purposes of estimating possible housing production to m
the productiorgoal of this plan.

Target # SHEIligible Homes over FY202024: 60

Town Staff and the Planning Board feel it is important to convey the higher level of difficulty

that would be associated this project. It must be understood \Wiatlarop School Property

redevelopment would be a mujtear, twetown surplusing effort with a significant project cost

given the location. The project is considered significantly difficult.

5) Perform a zoning audit to determine any legal issues relative to compliance
with state and federal fair housing laws and revise zoning bylaw accordingly.
A Hamiltonds zon isongefaibhpusingissuesay hav e

AOne that has come to the townds attent.i
Senior Housing provisions that prohibitsyaesidents 18 years or under living in a

senior housing developmefithe town has amended this provision to be in
compliance.

A Il n addition, H a ralsdrestricts thes numberrofibadgoonis ynl a w

housing units in multiple section&hich raisesdir housing concerns

6 For example, Section 3.6.3 of the Accessory Apartment provisions limit units to one bedroom; Section 8.2.16 of the SEngptéeisions
limit units to 2 bedrooms maximum; and Section 9.4.16 of thiateé House Adaptive Reuse provisions limit units to 2 bedrooms maximum.
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STRATEGY>HOES NOT DIRECTIDDRESS GOAL #1 FARUSINGPRODUCTION
Amending the zoning bylaw to ensure legal compliavagld not directly produce any SHI
eligible housing.

Target # SHEIligible Homes ovefFY202e2024: 0

POLICIES AND PROGRAMS

6) |l ntegrate housing devel opment strategies wit
Recreation Plan (OSRP) to ensure protection
properties as identified through the OSRP.

A Hamil t ono6s edS3pack and Re@rdabon Plan identifies five goals
o0 Preserve and enhance open space and scenic qualities
o Protect water resources
o Protect wildlife habitat
0 Support agriculture and forestry
o Preserve, maintain, and enhance trail system and passreation facilities
A Balancing development with preservation goals is critical to continue protecting
Hamiltonds natur al r e s o-townclasagter.sceni ¢ qual
A To achieve such a balance, all public consideration of local housing i@siativ
including utilization of Hamilton Affordable Housing Trust funds, Community
Preservation Act funds, and other local funds, as well as amendments to zoning
provisions to promote development of housing options, will need to carefully weigh

impactsandidnt i fy conflicts with the townébés Op
A Likewise, as the Open Space and Remedlan is updated, integrate a balanced
approach that aligns the towndés open spac

and priorities.

STRATEGY #6 DOES NOT DIRECTLY ADDRESS GOAL #1 FOR HOUSING PRODU(
Integrating housing development strategies within open space planning considenatidds
not directly produce any Skeligible housing, but would help to address other housing g¢
including Goal 4 to promotkousing in locations that minimize impacts on existing open
space, etc

Target # SHEligible Homes over FY202024: 0

7) Reconsider wastewater solutions, such as small -scale onsite treatment plants,
to support increased residential development downtown and in the Willow
Street Overlay District or other areas identified for higher density development.

A In the past, the town has studied and considered wastewater options for the downtown
area to support economic developmerd housing goals.
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A Rewmnsidering wastewater solutions would supplogetgoals of this plan by
expanding the opportunity creating housing near the commuter rail station and around
downtown and would support economiczdlspment goals as well.

STRATEGY/DOES NOT DIRECTIDDRESS GOAL #1 FARUSINGPRODUCTION
Although wastewater solutions in and of themselves would not directly produce housif
could increase opportunities for development or redevelopment in the dawatea.

Target # SHEligible Homes over FY202024: 0

8) Pursue the conversion of available town properties to housing, where possible.

AWor king closely with the townoamtaiFaa nance L
ongoing ancturrenttax titleinventory. Thisis an important step to identifying
potential development or redevelopment opportunifibs. inventory should be
updated at least annually or seamnuallyand properties evaluated as potential
redevelopment or development opportunities

A The Hamilton Affordable Housing Truahd town staftan play anmportant role to
track properties and ultimately foster and fund development of affordable housing on
town-owned property through feasibility assessments, developer selection, and
development subsidies.

HOWSTRATEGH8 ADDRESSES GOAL #1 HOR'SINGPRODUCTION

Surplused town property and tax foreclosed properties can provide opportunities for lo
initiatives to develop or redevelop/reuse properties to create affordable housing. It is
difficult to predict these opparhities from year to year, especially opportunities that tax
foreclosed properties may provide. However, it may be realistic to hypothesize that on
two properties could become available over the next five years to create a few afforda
units either a singlefamily houses, duplexes, townhouses, or Amutiily houses,
depending on the property location and characteristics.

Target # SHEligible Homes over FY202024: 2

9) Create a first -time homebuyer program to utilize ex isting housing stock as
permanently affordable housing by assisting income -eligible buyers to write -
down the cost of a mortgage when they are buying a home

A Many communities run local firdtme homebuyer programs, including bdgwn
programs. This is an eligible use of Community Preservation Act funds.

A A buy-down program converts existing houses or condos to affordable units and
protects the affordability it a deed restriction and allows incoleible
households to purchase a house or condo with local subsidies talowitethe costs
of a mortgage so that the household pays typically no more than 30 percent of its
annual income for housing costs.
ATocaJnt these units as affordable units on
the programdés guidelines and marketing pl
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Department of Housing and Community Devel
Local Action Unit pogram. Specifically, the units must be restricted with a

permanent deed restriction, affirmatively and fairly marketed, and comply with

DHCDG6s resident selection criteria.

AWith Hamiltonds somewhat | ower home value
the region, a homebuyer program could be feasible. The town collects about $450,000
of total annual CPA funds (which will increase with the passage of the 2019
amendments to MGL c.44B to increase the revenue collected for the State
Community Preservation Truitnd through fees at the Registry of Deeds) in addition
to a CPA Housing reserve that has accumulated to a balant®@©®@ and a
Hamilton Affordable Housing Trust Fund balance of $450s00®A and Trust funds
couldpotentiallyprovide a reliable fading source for a homebuyer program.

A With a gap of about $250,000 (difference between the approximate sales price a
household of four at 80 percent of the Area Median Income could afford and
Hamiltonbés 2018 median sales price), Hami
homebuyer nits annually.

HOWSTRATEGY/ADDRESSES GOAL #1 HORISINGPRODUCTION

Homebuyer programs, although an expensive option to fund locally, can produce one ¢
SHI-eligible ownership units per year, depending on the level of subsidy available and
capacity for local program administration.

Target # SHEligible Homes over 20202024: 5

10) Work with DHCD through MGL Chapter 40 T or other programs to assist with
SHI unit preservation.

A Negotiate refinancing to secure letegm deed restrictions, potentially leveraging CPA
or HAHT funds as needed (CPA eligible).

A Work closely withcurrentproperty owners to preserve existiaordability or
coordinate a sale through 40T either to the towa tird party that agrees to preserve

the existing affordability

HOWSTRATEGY1L8 ADDRESSES GOAEFORHOUSINGPRODUCTION

Six of Hamiltond6s 84 current units | isft
quickly approaching affordability expirations (2021). This strategy directly addresses gq
by working to presrve the affordability of these units (Asbury Woods) to maintain
Hami |l t onds c ur tlgbldaffordablelusits. of SHI

7Balance provided by Dorr Fox, CPA Coordinator, via email on May 5, 2019
s Balance provided by Dorr Fox, HAHT Coordinator, via email on May 5, 2019

9 The Planning Director notes thtite CPA funds are competitive and will continues to be so because there are plans to improve town hall and
the Patton homestead properties plus paying off debt for open space acquisitions.
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IMPLEMENTATION CAPACITY

The following strategies would work to support the local initiative and regulatory strategies
listed above and would not necessarily produce-&iglble housing directly, but all can support
efforts for housing production.

11) Sustain dedicated and expe rienced town staff to continue coordination of the
townds housing efforts and entities.

A Professional town staff serves to coordinate and provide technical and administrative
support to the Hamilton Affordable Housing Trust and the Hamilton Development
Corporation. This position serves an important role to support local housing and
economic itiatives in Hamilton in addition to the technical expertise provided by the
Director of Planning and Inspections.

A Sustaining this level of professional capacity is critical to the effectiveness of the

towndos efforts to i mplstabighadtthroagh thimplamningy pr i
effort.

12) Increase allocation of CPA funds and strategically utilize Housing Trust funds
to create community and affordable housing to support local initiatives, such as a
homebuyer program recommended above.
A A's Ha nsiCommumtypPreservation fund benefits from the additional State Trust
Fund distributions resulting from the 2019 statutory amendments, the town is in an
optimal position to allocate a greater share of funding to implement community
priorities as establigd through this planning effort.

13) To further its mission to support planned economic development and improve
sites in the downtown area 10 including for residential purposes, support the
Hamilton Development Corporation (HDC) to foster new housing development in
and near downtown, such as with allocation of CPA funds for housing
development.

A As a publiclychartered organization formed byethitizens of Hamilton, the HDC is
empowered to fnaid the town, private enter
other public agencies in the speedy and orderly development or redevelopment of
unused, underused or underdeveloped areas and in the aeestppperation, and
management of facilities and infrastructure necessary to support the economic vitality
of the devel opment zone. 0

10 Per enabling legislation (Chapter 151) for Hamilton Developr@enporationthe allowed development area consists of areas zoned Business
Zone B and zoned commercial overlay districts.

11An Act Relative to the Hamilton Development Corporation, 2012:
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14) Continue regional participation in the North Shore HOME Consortium.
A Hamilton is part of the North Shore HOME Cortaan, which is administered by the
City of Peabody. HUD distributes funds based on a specified formula considering a
wide variety of housing and population circumstances. HUD also bridges connections
among a network of housing professionals, resourcegeahdical assistance.
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Site/AreaSpecific Strategles

|. DOWNTOWN

Loc ID:Various

AddressVarious

Acres:Approximately 90 acres (includes :
residential neighborhood to the West of Eass
the Business District)
Owner: Various
zoning:Residence RA

ADownt own Hagaly| t onk e :
associated with Ha wicslMdssToanor r&mntoBzma Mameaw Baps,
District, which comprises 57 parcels ~ accessed 8/14/19

from the Wenhantown line North along Bay Road, bounded to the West by Willow Street, to

the North by Asbury Street, and includes the commercial complex, Cumberland gas station, and
two small business establishments around the Bay/Walnut Road intersection (seabavage

The Business District is surrounded by residential neighborhoods

(R-1A district) with higher density than the rest of Hamilton and abuts\teeham/Hamilton
commuter rail station. This geographic area is aweited for transiorienteddevelopment

(TOD), which often includes higher density mixesle development around central transit hubs

and near local amenities.

One significant limitatioron development in 4
Hami |l t onds dmnimalinfrastractuies |

capacity, most particularly sewer. Hamilton is entirely ¢
dependent on private septic systems, which are S

generally welsuited for individual homes or R ks,

businesses in low densiand cannot ammmodate

large or higher density commercial or residential uses. ™~ ..

While thedowntownareadoes have potential for Source Mass. Interactive Property M’ep, accessed

redevelopmensites it is fairly builtout which can limit 31419 OLIVER MassGIS mapping tool, accessed
opportunities for additional development based on

| andowner s 0 i nshietarmoveolhesonlyaopeh space resrictions in this area are
a) next to the Public Library (limited restriction) and b) Patton Park and the Myopia Hunt Club
to theNorth (in perpetuity).

Recommendatios: project.lt mug be understood thads an
option, Downtown development projects
would present significant difficulty given
limited available land, small parcel size, and
wastewater (septic) limitations. A sizeable
affordable housing project within

Downtown Hamilton woud be considered
significantly difficult.

A Wastewatesolutions
/A HDC leadership/TOD

Town Staff and the Planning Board feel it is
important to convey the higher level of
difficulty that would be associated this
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1. WINTHROP SCHOOL
Loc IDM_251686_ 929330
Address:325 Bay Road
Acres:14.8

Owner: Town of Hamilton
zoning:Residence RA

Just around the cor
downtown Business District, the Winthrop
Elementary School lies within the BA
District on the Southeast side of Bay Road
and across from Patton Pafhrough conversations
with town officials and tk public, we learned that the .,
town has considered consolidating two of its local
elementary schools, leaving the Winthrop School
available for potential redevelopménan option that
was highly supportedt both community forumfer
housing developmenthrough further conversation 2N
with town officials, it became evident later in the e
project process that this consideration is not emlner>\ /
but still a possibility for the longerm future. m\/ \

L
/ \Y
Ry
= ,./

Source: Google Maps, accessed 8/14/19

/u ﬁ/\ i 7 L
The Wlnthrop School site is partlcularly Opportunlstl@ource Mass. Interactlve Property Mapccessed

for redevel opment as it®%% very close t
downtown and commuter rail station. This makes it a

o

prime location for a potential 40R mixed use overlay zoning distectabling state legislation
that incentivizes TOD housing development and the production of affordable housing, including

funding incentives.

Ha mi

There are no environmentalpen space, or other restrictions at this site, although infrastructure

capacity will need to be analyzed, inding wastewater and sewer.

While this site resulted ashigh priority through this planning processth potential for future

housing development, there has been significant community pustibang previous planning

efforts and community events around potential development at this site. A surplus and

redevelopment of this site would require approvahfiboth Hamilton and Wenham as well as

the School Committeandwould require significant planningndfund allocation

Recommendatioss:
A Reuse and redevelopment
A Consider 40R alternatively could be localinitiated 40B or zoning overlay

Town Staff ad the Planning Board feel it is important to convey the higher level of difficulty

that would be associated this type of projéatiust be understood thais an optiona Winthrop

School property redevelopment would be an expensive,-gedti, twetown undertakingThis
project would be considered significantly difficult.



1. GORDON CONWELL SEMINARY B T e ¥
Loc IDM_253870_929290 and M_253550 929529 AR e - S\
Address:130 Essex Street . A .
Acres:122.25
owner: Gordon Conwell Theological Seminary Inc.
zoning:Residence RB -

BROWNS

The Gordon Conwell Theological Seminary owns a 2
significant amount of land in South Hamilton

between MileRiver Road and Bridge, Woodbury >
and Essex Streets. While the seminary campus

comprises part of the land, there is substantial
potential for additional housing development for "
Hamilton residents. This site is particularly Source:lt/laéé. Interactive PI:‘(‘)perty M;p, accessed
opportunistic because the ownerséaxpressed 8/14/19

interest inand have engaged in discussions \thih
town and private developersdet aside :
approximately 20 acres for the purpose of creatings
new housingparticularly 40B. Howevelpast
discussions have not yet lead to anything
conclusive.

e
I m w

™ am
-

This property isn a Zone of Contribution to a
public supply well. While the well is not currently
in use, this sitebs | o
bedrooms allowed on site.

There are no environmental, open space, or othe
restrictions at this site, although infrastructure
capacity will need to be analyzed, including
wastewater and sewer.

Recommendation:

A Work with the Seminary/property Source:Gordon Conwell Theologial Sminary website,
owner/developer as appropriate through th@ccessed 8/14/19
Comprehensive Permit review process to
consikr devel opment options that wil!/ me et
housing needs and the production goals of this plan, while mitigating neighborhood
impacts.

Town Staff and the Planning Board feel it is important to convey the lower ledéfiofilty
associated with this projecthe difficulty factor of undertaking a project at the Gordon Conwell
Theological Seminary owned parcel is relatively limited as there is a willing seller and the site is
of considerable size (19.,75 acres). Sorteegriade and neighborhood opposition exist.
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IV.CHEBACCO WOODS & LAKE AREA . irsFiesiey s 2isis w0,

Loc IDM_254986_928362 KA o G I o
M_255292_928314, and M_255263_928133 &« fu fa mimlw o
Address:133 Essex Street wh bl o/~ IR s e .
Acres:63.7

Owner: Country Squire Realty Inc.; Town of 5
Hamilton
zoning:Residence RB

This site, nestled between the Chebacco
Woods and the intersection ofdex Street

and Chebacco Roais,another opportunity Source:Mass. Interactive Property Map, accessed
8/14/19

area for housing development. This area,
comprised of one large private parcel and twq
small townowned parcelds partially Area is.approximate
surrounded by residential neighborheaad
is currently underutilized (vacatdnd).

This area does have some wetland in additio
to one certified vernal pool (indicated by the
star on the map aboveboth of which have
designated protections and development
restrictions (see Chaptér Environmental
Constraints) There are nother

environmental, open space, or other
restrictions at this site, although infrastructure : Lz
capacity will need to be analyzed, including Source Google Maps, accessed 8/14/19
wastewater and sewer.

-

Recommendation:

A Actively work with property owner as appropriate to make aware of zdxetgral
Resources Protection Zoning provisions that (as revised per the recommendation in this
HPP) could help produce clustered and cotgtgke housing.

Town Staff and the Planning Board feel it is important to convey the lower level of difficulty
asso@ted with this projectThe difficulty factor of undertaking a project at this location is
considered relatively limited as the site is available for sale and a sizeable portion of the site is
buildable.
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V. ASBURY STREET

Loc IDM_249944 931054nd
M_24959 931141
Address:436/434Asbury Street
Acres:4.76

owner: Philip Marcorelle
zoning:Residence RB

This siteis currently under consideration foi
a Habitat for Humanity project, which
would produce seven affordabilitgstricted
units. The Hamilton Aordable Housing
Trust (HAHT) anticipates requesting CPA
funding at fall town meeting to support this
project.

These properties abut Ipswich River
Wildlife Sanctuary langdwhich is
predominantly wetlands and susceptible to
flooding.12 However, these factors chot
currently encroach on the properties
discussed and will likely not significantly
impact their development potential. There
are no additional known restrictions or
challenges for housing development at this
site.

Recommendation:

A Continue to work with Habitat for
Humanityand the current property
ownerto ensure the successful planning and implementation of this project. The HAHT
should maintain momentum on the project to secure funding and move forward with the
process as planned.

Town Staff and the Planning Board feel it is important to convey the lower level of difficulty
associated with this projecthe difficulty factor of undertaking a project at this location is
relatively limited since the site is (presgmtlinder agreement for affordable housing
development by a project developer.

O
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Action Plan

The Hamilton Municipal Affordable Housing Trust, having spearheaded this planning effort, will
be the natural entity to oversee all aspects of its implementatibto gmovide regular updates

on progress to the Board of Selectmen and Planning Board. The matrix below provides more
specific assignmertb the responsible entity, supporting entity, and timeframe to implement each

housing strategies.

N & & : _
# Housing Strategies Q| K & Responsible| Supporting
> >| >| Entities Entities
| |
Improve the effectiveness of the OSFPD provisions Planning &
1| better protect open space, farmlands, natural resourg Zoning Boards; | HAHT; BOS
and scenic vistas town staff
Improve the effectiveness of the Estate Overlay Dist Planning &
2| to encourage the preservation and adaptive reuse of Zoning Boards; | HAHT; BOS
estate homes to provide town staff
Consider amending the-1a, R1b, and B zoning Planning &
3| districts to allow twefamily and townhouses by speci Zoning Boards; | HAHT; BOS
permit with design revi town staff
Consider adopting a 40R district that could include t TBD Planning &
4 | Winthrop School propertgdependent on surplus Zoning Boards; | HAHT; BOS
decision) town staff
Perform a zoning audit to determine any legal issue Planning &
5| relative to compliance with state and federal fair hous Zoning Boards; | HAHT; BOS
laws and revise zoning bylaws accordingly town staff
Integrate housing development strategies with the HAHT; town Plannlng &
6 A < Zoning
townds OSRPE staff .
Boards;
Reconsider wastewater solutions to support increase
residentiadevelopment downtown and in the Willow .
! Street Overlay District or other areas identified for VT S ARG RO
higher density development
Pursue the conversion of available town prope(aes HAHT: town
8| other potential sites identified in this plan)housing, Staff ' BOS
where possible
Create a firstime homebuyer program to utilize Town|staft
9| existing housing stock as permanently affordable HAHT BOS
housing
1| Work with DHCD through MGL Chapter 40T or other HAHT, town
S . : CPC
0| programs to assist with SHI unit preservation staff
1 Increase allocation of CPA funds and strategically e s
utilize Housing Trust funds to create community and HAHT; CPC
2 . . BOS
affordabl e housingé

Strategies 1, 13 and ¥ (implementation capacityghould be considered as ongoing efforts which will require careful attention and accountab
by key actors, and coordination with partners, including the HAbWR staff,the CPC, the HDGand the North Shore HOME Consortium.

HAHT = Hamilton Affordable Housing TrusBOS = Board of Selectmen CPC = Hamilton Community Preservation Committee
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Chapter 3: Implementation Capacity

Overview

For asmall town, Hamilton has a fair amount of capacity to implement housing initiatives

including aMunicipal Affordable Housing Trust, a local housing authority, a local development
corporation, professional staindCommunity Preservation Act funds. The town is also a

member of the North Shore HOME Consortium. Over the past few decades, it i tiogbl

town | eaders have proactively expanded Hamil:t
with awareness of the needs and benefits of creating greater housing options in the community.

Resources and Governing Entities

HAMILTON AFFORDABLE HOUSIRGSI{HAHT)
Established in200&ndad opt ed under the stateds Municipal
Law (MGL c.44 s.55C), the Hamilton Affordable Housing Trust is designed to:

a) Purchase or improve land for lew-moderateincome housing.

b) Acquire, redevelp or convert existing nonresidential structureddar-or-moderate
incomehousing.

c) Develop and construct new dwelling units for purchase or rentavipypr-moderate
incomehousing purchasers or tenants.

d) Purchase rights of first refusal to acquire existing dwelling units for sale or reldai-to
or-moderateincomehouseholds.

e) Provide grants, lovinterest loans or deferred payment loans to aesisbr-moderate
incomehomebuyers to purchase a home inttven of Hamilton.

The HAHT haddentified or pursuedeveral sitefor affordable housing considerationrecent

years Of these sitesomehave hit political roadblocks arat have yet to be actively explored

or pursued. The Affordable Housifgust is an important resource to support the production of
affordable housing in Hamilto\s of June 2019, the Trust Fund balance agzroximately

$450,000, after obligations The HAHT expects tsoonreceive an additional $400,000 in
compensationfuhs f rom t he Canterbrook development pr
Inclusionary Zoning provision.

HAMILTON HOUSING AUTHORITY

Hamiltonds Housing Authority, enabled by MGL
forty senior/norelderlydisability units, twelve independent living rooms and seven family units.

The Housing Authority is also an important resource to pursue potential housing opportunities

and to support the production of affordable housing in Hamilton.

13Balance provided by Dorr Fox, HAHT Coordinator, via email on May 5 and 19, 2019
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HAMILTON DEVELOPMENT CORPUIMATI

Hami |l tonds Develiapsdemtomm@ittee gstablishdd in Q01 tasked

with providing supplemental support for prosperous and sustainable development and growth
within the Downtown Business DistricGuch actions include but are niotited to feasibility

and assessment studies; identifying, assessing and acquiring sites for development or
redevelopment; producing and submitting development site maitentifying and improving
infrastructure and facility needs.

TOWN STAFF

The town has a fulitime Director of Planning and Inspectionko provides technical expertise
and administrative assistance to a number of town planning and developmentihokrdisg
the Planning Board

METROPOLITAN AREA PLANNING COUNCIL

The MetropolitarArea Planning Council (MAPC) is the regional planning agency that serves the
101 cities and towns that make up Metropolitan Boston. Its mission is to promote smart growth
and regional collaboration. Its regional plan, MetroFuture, guides its work to ienfivability
including the production of diverse and affordable housing.

HOME FUNDS

The U.S. Department of Housing and Urban Development (HUD) manages HOME, the federal
housing program that distributes funds to regional consortiums for the purposdudipgo

affordable housing. Hamilton is part of the North Shore HOME Consortium, which is
administered by the City of Peabody. HUD distributes funds based on a specified formula
considering a wide variety of housing and population circumstances. HUD mlgesr

connections among a network of housing professionals, resources, and technical asBistance.
funding resource can be leveraged to construct new affordable housing units, restore or improve
existing units or provide rental assistance.

Hamilton has access tapproximately$11,000annually and has used two rounds of HOME
funds to support a recent Habitat for Humanity profEstl7 and FY18)According to the
Planning Director, in the current year, Hamilton received $16,857.

COMMUNITYRESERVATION ACT

In 2005 Hamilton adopted the Community Preservation Act (CPA), implementing a 2% real
estate tax surcharge to generate funds for specified€liBible projects (historic preservation,
open space and recreation, and community housind¢ast ten percent of these funds must be
allocated for community housing projects, with the potential for up to an additional sixty percent
and opportunities to leverage other funding sources as well.

14 North Shore Home Consortiurn:
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The 2018 CPA Plan states that Hamilton has collespgrdoximately $6,905,106 since its

adoption in 2005. A total of $1,728,141 has supported a variety of community housing projects
including housing authority renovations and improvements, a Community Housing Coordinator
position, Affordable Housing Trustpo j ect s, updating the housing
Plan, constructing new affordable housing units, and others. CPA funds reserved for community
housing projects are rarely depleted, indicating that this resource offers significant opportunities

for affordable housing in Hamilton. As of June 2019, the current CPA Housing Reserve balance

was $97,000and an additional $47,500 is anticipated for FY2020

15 Balance provided by Dorr F&PA Coordinator, via email on May 5 and 19, 2019
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Chapter4: Demographic Profile
Key Findings

A Hami |l tonds popul contraso o thé stae) dosinty,aance surioumding
communities. While they are all growing, Hamilton is declining. Loss of population that
cannot be explained by regional trends, can be an indicator that the community is less
accessible or desirable to newcomend/or lack options to accommodate current
residentsaastheyage.

AThe age composition of Hamiltondbs popul at/
fewer children and young and midedge adults ($%4), and a growing population of older
adults(65+).

AHami |l tondés | ower disability rates may i ndi
housing options for people with disabilities, especially older adults, which may become a
more pronounced need as the older adult population increases oveming decades.

A The proportion of seniors living alone is higher in Hamilton pg&Bcentof total single
person households) than in the countyé8cen}, and state (4 percent

A There is a mismatch between the size of the exiting housing stock arziz¢hef
households. Roughly 74 percent of units are three or more bedvwdul@®nly 26 percent
aretwo or less bedroomsowever 46 percent of households haué/ one to two peoples
One possi bl e reason t hat t he a ghegparsoh and
households are declining, in contrast to the regional trends, is because the housing stock
does not provide enough smallarit options.

r

A The estimated gap of income between Hamilt
state, county, anchost of the comparison communities. In Hamilton, estimated median
renter income was $39,808er the 2017 ACSand estimated median owner income was
$140,518 agap of $100,710This could indicate lack of housing options marketable to
higherincome reters.

16 ACS 2012017, Table B25041.
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Population Change 2002017

Source: 2000 US Decennial Census, Table :20B ACS, Table BO1003
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Population and Household Trends

POPULATION AND HOUSEHOLD CHANGE

Hamiltonds estimated popul ation per the 2017
peoplei a decrease of almodtpercent since 2000 (US Census). The population of

Massachusetts (state) and Essex County (county) both increased pborgnt during that

same time period. Among neighboring communit.
communitythat decreased betwe2000 and 2017.

As illustrated below, Manchester grew approximagepercentn this time periogdfollowed by
Newbury and Boxford a percent, Ipswich and Topsfield @percent, Rowley and Essexl&
percent, and neighboring Wenhani@ipercent.

H YAfmlim2ni0a L2 LJdzA F GA2Yy GNBYRa NB Ay O2yiNI &l G2
While‘they areall growing; Hamilton is decliningoss of population that cannot be explained by

regional trendsmaybe an indicater that the community is lesgcessible or desirable to

newcomers and/odacks optionsto accommodate current residents as they age.

It is also important to look at household composition. In Hamitliware people tend to live
together in one housing unit than experienced irctlumty or the state overallhe arerage

family size in Hamilton increasddss tharl percentfrom 3.22 persons per family household in
2000 to 3.25 persons per family household in 20heé average household sizer all household
typesin Hamilton increased at a higher réaout 1.7 percentyvith 2.87 persons per household
(pph)in 2000 and approximately 2.8@hin 2017. As household sizes increase and the
population decreases, the demand for new housingasas€he average household size in
Hamilton is higher than in the state and in the countyhe state,\&erage household size
increased from 2.51pph to 2.53pfatbout 0.7 percenfjom 2000 to 2017. In the county, average
household size increased fromdZphto 2.6pph(about 1.2 percentlurther details regarding
thesize of households in Hamilton compared to the available housing stock are provided later in
this chapter.
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Change in Hamilton Household Characteristics, 2Q00.7

2000 2010 2017Estimate % Change from 20002017
Population 8,315 7,825 7,991 -3.9%
Households 2,668 | 2,692 2,677 <1%
Households with individuals under 18 years | 1,171 1,125 1,178 <1%%
Single Person Households 420 422 408 -2.9%
Average Household Size 2.87 2.83 2.92 1.7%
Average Family Size 3.22 3.18 3.25 <1%

Source: US Decennial Census 2000, 2010, ACS-2013, S1101

From 2000 to 2017duseholds with children under 18 years old decreased bh8ypercentn
the state andbout 2 percent in the county. Single households increased by less than 1 percent in

the state and county.

In Essex County, the number of households increased by almost 6 percent, while in Hamilton,
the number of households increased by less thgrcent.

UMass Donahue |

severe ecessionz The
2020 Decennial Census
will be a better indicator
of population trends in
Hamilton because the
Census is based @n
100 percent count of
population.

nsti

tute

popul ation projection
population by more than 1,800 people from 2020 to 2B8%vever,UMass Donahuerojections

for 2010 and 2015 were below that reported in the US Decdbersus and 2017 ACS
estimatesThe 2010 UMass Donahue projections for Hamilton weré4 people, whereas the

2010 Census coted 7,825 people; the projections for 2015 weld86, whereas the ACS
estimated,102people.SinceACS data is based on a popida samplethe margin of error is
relevant, especially for smaller geographies such as Hamilton. For example, Thmp@QMhation
estimate of7,991has a margin of error +24 (meaning the estimated population is between

7,967 and 8,015). Itis importato remember that many factors affect population change and
cannot always be accurately predicted. The UMass Donahue projections are primarily based on
rates of change for the years of 2005 to 2010, which was a period of relatadaility and

17UMass Donahue Institutéongterm Population Projections for Massachusetts Regions and Municipa\iéesh 2015

, accessed 8/4/17.
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In addition, MAP® sstimated population projections provicEmparativenformation to

considemgai nst UMass DoMAPG prevides twp versipns af theiro n s

projections StatusQuo andStronger Regiors. TheStatusQuo projection is based on the

assumption thatllecurrent trends will continue. In contrast, tBgongerRegionsprojection is

based on potential changes that could promote higher rates of growth, including how a given
community chooses to create new housing opportunities, among other factors. BT 6 s
projectionsindicate slower and less drastic population declihas UMass Donahue (see chart
below). Under th&tatusQu o s cenari o, MAPC predicts that Ha
to 7,512 in 2020 and toZ76 in 2030 &n approximate decrsa of7 percent since 2010). Under
theStronger Regions cenar i o, MAPC predicts that Hamiltor
in 2020 and to 7,469 in 203@fproximatelys percentower than in2010).

If the population declines to 7,4&92030(MAPC Stronger Regions Scenario) and household
size continues to increase by 1.74 percent tépghA there would be a need for roughly 2,514
housing units, about 163 units less thandimeentestimated occupied neseasonal housing
units (2,677 per the 2017 ACS.

POPULATION GROWTH 2B5

US CENSUS (2000, 2010); ACS 2015; UMASS DONAHUE INSTITUTE, 2015
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5783

2000 2010 2020 2030

US Census MAPC Status Quo Projection

MAPC Stronger Community ProjectimtMass Donahue Projection

Despite a possible decline in housing demand in Hamilton, the housing stock that exists might
not meet the needs of current and future resident due to the expense, type, aging housing stock,
large size, and lack of accessibility the aging population. Through local housing and land
use/development policies, the town can encourage the development of housing that meets the
needs of the population to support a healthy, vibcantmunity into the futurandto potentially
combat popudtion loss.

AGE

Per the UMass Donahue projections, the age <co
to changewith significantly fewerchildren and young and middége adults (%4) and a
growingpopulation of oldeadults(65+).
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HAMILTON AGE DISTRIBUTION

SOURCE: US DECENNIAL CENSUS (2000 AND 2010); AMERICAN CRMRMENITY
(20132017 ESTIMATES); UMASS DONAHUE AGE/SEX DETAILS, 2015
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RACEAND ETHNICITY

Why do we consider racial and ethnic characteristics when analyzing housing need? Because
racial and ethnic minorities generally have less wealth and lower income than white, non
Hispanic/Latino population®ulti-family and rental units cgorovide less expensive housing
options Therefore, communities withlower stock of these types of units often have less racial
and ethnic population diversity, which can perpetuate regional patterns of segrdgation.

addition to limited mobility basedn income and wealth, segregated residential land use patterns
came about as a direct result of publausingpolicies, plans, and practices that systematically
denied equal opportunity based on race and ethnicity. For these reasons, Hamilton, asywith man
other similar suburban communities, remain primarily populated by people who racially identify
as white.

Per the 2017 ACS estimates, Hamiltonds popul a
white aloneat just under 92 percentiowever, the cmmunity continuego diversify as the

white-majority has decreasetightly from 2000 when just over 94 percent of the population

identified as white alone. In the county, approximatdlp&rcent of the total population

identified as white alone per 20ALCS estimate$ a decrease atbout 6percent since 2000.

Statewide, approximatel§Q percent of people identified as white alone in 2017, dakout 6

percent since 2000.
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Not sumrisingly given the
regionds per HAMILTON'S RACIAL AN

racially/ethnically
segregated redential land ETHSIEILSCEC:: 2?@54585”@?

use patternghe most TABLEB03021, B02001
significant racial/ethnic
difference between

,lt_lﬁ renl L E) 8 2 ,([) ; 6 2 W \ m Black or African American: 1%
percentage of the
population identifying
ethnically as Hispanic or
LatinoT approximatelyone
percent of H
population (6 any race)
per the 2017 ACS
identifies as having
Hispanic/Latino ethnicity, Hispanic or Latino (any race):
whereas almost 20 percent 1%

of the regionos popuilati on

identifies as having Hispanic/Latino ethmyciCompared to the county and state, Hamilton also
has a slightly higher percentage of Asian residents, and a lower percentage of those identifying
as some other race or two or more races.

m White: 91%

H Asian: 5%
m Native Hawaiian and Pacific
Islander: <1%

Some other race: 1%

Two or more races: 1%

I'FYAftG2yQa wlk OAFf | yR207WKY A O / KIFENF OGSNARAGAOAS wnnn

2000 2010 2017

number % number % est. %
Total Population 8,315 100% | 7,764 | 100% | 7,991 | 100%
White alone 7,832 94.2% 7,175 92.4% | 7,344 91.9%
Black or African American alone 39 0.5% 46 0.6% 79 1%
American Indian and Alaska Native alone 14 0.2% 14 0.2% 0 0.0%
Asian alone 354 4.3% 423 5.4% 409 5.1%
Native Hawaiian or Pacific Islander alone 4 <0.1% 0 0% 27 0.3%
Some other race alone 28 0.3% 22 0.3% 53 0.6%
Two or more races: 44 0.5% 84 1.1% 79 1%
Hispanic or Latino (of any race) 82 1% 121 1.6% 85 1%
Source: U.S. Decennial Census 2000 and 2010, TabiEe%)P0132017 ACS, Tables B03021, B02001.

Like many communities, Hamiltonds raci al ma k e
il lustrated by the ma p-whitepbpulation (Mmeost 19 perdent)fhve mi | t o
in census bl ock F, whi ch -easienmpsuthesieasd nonthecnh of Ha

geography. Many newhite residents also live in census block B (northwestern Hamilton;
approximately 6 percent) and block E (rsiduth, near downtown; just over 6 percent). These
areas have a higher concentration of two or threelydrmomes, condominiums, and multiple
houses on single lots, which the majority of fwalnite residents occupy (see Land Use map in
Chapter6; 2017 ACS).
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DISABILITY

The U.S. Census Bureau, per the ACS, defines disatalityclude:go-outsidehome

employmentmental physical self-care and sensorggHa mi | t onds esti mated di
percent of total noimstitutionalized populationy is lower than the couwy (13 percent), and

state (2 percent). In particular, the estimated percentage of young and rageelladults (1-84)

and older adults (65+) with a disability in Hamiltdnahd & percent, respectively) are lower

than the county estimates (9 arglg&reent, respectively) and state estimates (9 &pkeBcent,
respectively) Why are these proportions lower in Hamilton than in the county and state? It is

possibly tied to a lack of accessible housing stock and/or access to supportive services.

18U.S. Census Bureau, American Community Surveyitétefiof disability:

19 The U.S. Census Bureau defines the-imstitutionalized population as all people livinghausing units, including nemstitutional group
quarters, such as college dormitories, military barracks, group homes, missions, or shelters. Whereastudtienalized population includes
people living in correctiondécilities, nursing homes, orental hospitals
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